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KUNA PLANNING AND ZONING COMMISSION 
Agenda for August 13, 2019  

Kuna City Hall    Council Chambers    751 W. 4th St.    Kuna, Idaho 
  
 
 

1. CALL TO ORDER AND ROLL CALL 
 
Chairman Lee Young     
Vice Chairman Dana Hennis 
Commissioner Cathy Gealy 
Commissioner John Laraway 
Commissioner Stephen Damron 
 

2. CONSENT AGENDA:   All Listed Consent Agenda Items are Action Items 
 

a. Meeting Minutes for July 23, 2019. 
b. Findings of Fact and Conclusions of Law for 19-21-DR (Design Review) – Panda Express  
c. Findings of Fact and Conclusions of Law for 19-15-DR (Design Review) - Downtown Tabby 
d. Findings of Fact and Conclusions of Law for 19-03-SUP (Special Use Permit) – Johns In-Home Salon 

 
3. NEW BUSINESS: 

 
a. 16-13-DR (Design Review) Mod – Winfield Springs Design Review Modification; On behalf of Sterling Ranch HOA, 

Coleman Homes requests approval of a design review modification to the landscape buffer. The site is located near the 
northwest corner of Meridian Road and Deer Flat Road. Kuna, Idaho 83634. (APN # S1313428000) ACTION ITEM 

 
4. PUBLIC HEARING: 

 
a. 19-03-S (Preliminary Plat) & 19-14-DR (Design Review) – Robinhood Subdivision; On behalf of Falcon Crest, LLC 

and M3 Companies, Scott Wonders with JUB Engineers requests preliminary plat approval to subdivide approximately 
36.72 acres into 137 total lots with a gross density of 3.44 dwelling units per acre and a proposed net density of 
approximately 5.83 dwelling units per acre. The application also includes a Design Review application for the common 
lots. The subject site is located at 11102 S. Cloverdale Road, Kuna, ID, 83634 in Section 22, T 2 N, R 1 E (APN #’s 
S1422212410, S142212000 S1422233700).  ACTION ITEM 
- Staff requests this item be tabled to a future date; ACHD staff report was not received. 

 
5. COMMISSION REPORTS 

 
a. None 

 
6. ADJOURNMENT 
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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis X Troy Behunin, Senior Planner N/A 
Commissioner Cathy Gealy   Absent Jace Hellman, Planner II N/A 
Commissioner Stephen Damron X Sam Weiger, Planner I X 
Commissioner John Laraway  X Doug Hanson, Planner I X 

               
6:00 pm – COMMISSION MEETING  
 
Chairman Young called the meeting to order at 6:00 pm. 
 
Call to Order and Roll Call 
 

1. CONSENT AGENDA 
Meeting Minutes for July 9, 2019. 
Findings of Fact and Conclusions of Law For 19-06-SN (Sign) & 19-16-DR (Design Review) – Anchor Baptist Church 
Monument Sign 
Findings of Fact and Conclusions of Law For 19-05-AN (Annexation) – Hansen Annexation 
Findings of Fact and Conclusions of Law For 19-10-DR (Design Review) – Memory Ranch Pool House and Pool 

 
Commissioner Hennis Motions to approve the consent agenda; Commissioner Damron Seconds, all aye and motion 
carried 3-0. 
 

2. NEW BUSINESS 
19-21-DR (Design Review) - On behalf of Panda Express, Inc., CRM Architects & Planners requests approval of a 
design review for a new 2,381 (approximate) square-foot Panda Express restaurant, including landscaping, lighting 
and a parking lot, within Ashton Estates subdivision No. 1, lot 5 block 1, at 1311 North Jacksonmill Avenue, Kuna, 
Idaho 83634.  
 
Sam Weiger: Chairman, commissioners for the record Sam Weiger, Planner I for the City of Kuna 751 W 4th ST. 
On behalf of Panda Express, Inc., CRM Architects & Planners requests approval of a design review for a new 2,381 
(approximate) square-foot Panda Express restaurant, including landscaping, lighting and a parking lot, within Ashton 
Estates subdivision No. 1, lot 5 block 1, at 1311 North Jacksonmill Avenue, Kuna, Idaho 83634. The proposed trash 
enclosure was updated following packet submittal, and now complies with Kuna City Code, and was approved by 
J&M Sanitation.  Therefore, staff would like to remove Condition #8 of the staff report. Staff has determined that 
this application complies with Title 5 and 6 of Kuna City Code; Idaho Code; and the Kuna Comprehensive Plan. Staff 
forwards a recommendation of approval for Case No. 19-21-DR to the Planning and Zoning Commission. I will now 
stand for any questions you may have. Sabrina Durchee: Chairman and members of the board, Sabrina Durchee, I 
am here on behalf of the applicant, I am with KM Engineering, 9233 W State Street, Boise, ID 83714. I want to make 
a few highlights for you. The applicant meets the C-1 zoning standard for neighborhood commercial and exceeds the 
required landscape and parking requirements. The applicant also wanted to note that they are currently working on 
the paperwork for the required cross-access agreement. That will be recorded prior to issuance of building permit. 
With that, we have reviewed the staff report and agree with the findings and conditions. We respectfully request 
approval this evening for our application. C/Young: This brings up Commission discussion. Landscape-wise, I don’t 
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have any issues with the landscaping. It looks complete and complies with Code. C/Hennis: I think there’s plenty of 
parking and a nice layout. I like the building. 

 
Commissioner Hennis motions to approve Case No. 19-21-DR with the conditions as outlined in the staff report; With 
the suggestion from staff to remove Condition No. 8 of the staff report; Commissioner Damron seconds, all aye and 
motion carried 3-0. 

 
19-15-DR (Design Review) Modification – Downtown Tabby; On behalf of Downtown Tabby, Inc, Stephen Miller 
requests design review approval for proposed additions and modifications to the Downtown Tabby commercial 
building. The subject site is located at 239 W. 4th St., Kuna, ID 83634 (APN# R5070000375).  
 
Sam Weiger: Chairman, commissioners for the record Sam Weiger, Planner I for the City of Kuna 751 W 4th St. 
The applicant is seeking Design Review approval for additions and modifications to the commercial building. The 
applicant proposes to add a porch cover, replace existing fencing and modify the building color swatches for the 
Downtown Tabby commercial building at 239 W. 4th St. Staff has determined that this application complies with Title 
5 of Kuna City Code; Idaho Code; and the Kuna Comprehensive Plan. Staff forwards a recommendation of approval 
for Case No. 19-15-DR to the Planning and Zoning Commission. I will now stand for any questions you may have. 
C/Young: Are there any issues with the parking and expanding out front in terms of the number of stalls? I wasn’t 
quite sure based on the plan that was there. Sam Weiger: Chairman Young, I did review the parking and also spoke 
with Paul Stevens, the City Engineer regarding the feasibility of the parking, and he as well as myself, found that the 
parking was satisfactory. Sharon Halpern: Sharon Halpern, 239 W 4th Street. We respectfully ask that you approve 
our request. C/Hennis: It’s a nice improvement there to dress up the front. The issue with it is, as long as parking is 
good, it works for me. C/Young; It will be a nice addition to what’s there.   

 
Commissioner Hennis motions to approve Case No. 19-15-DR Modification with the conditions as outlined in the staff 
report; Commissioner Damron seconds, all aye and motion carried 3-0. 

 
3. PUBLIC HEARING 

19-03-SUP (Special Use Permit) – Johns In-Home Salon; The applicants, Will and Ali Johns, seek approval for a Special 
Use Permit in order to operate an in-home salon at 1143 East Yankee Basin Road, Kuna, ID 83634 (APN: 
R3280931190). 
 
Sam Weiger: Chairman, commissioners for the record Sam Weiger, Planner I, City of Kuna 751 W 4th ST. The 
applicants, Will and Ali Johns, seek approval for a Special Use Permit in order to operate an in-home salon at 1143 
East Yankee Basin Road, Kuna, ID 83634. The City Attorney, Mr. Bill Gigray, provided comments in regards to Exhibit 
C3, the letter received from the Greyhawk HOA.  Mr. Gigray explained in Exhibit C4 that the in-home salon is in 
conformance with KCC 5-6-3 as well as Idaho Code 67-6512, Additionally, he establishes that the Covenants 
Conditions and Restrictions of the Greyhawk subdivision are not enforceable by the City of Kuna, therefore the 
responsibility of any issue that arises after the acceptance, conditional acceptance or denial of the special use permit 
will be a civil matter between the Greyhawk Homeowner’s Association and the applicant. The City Engineer 
submitted his comments this afternoon, which you should have on your desks as a late exhibit, B-1. Property owners 
within 400 feet of the property were notified, a notice was printed in the Kuna Melba News and the subject property 
was posted with a sign. Staff has determined that this application generally complies with Kuna City Code, the goals 
and objectives of the Kuna Comprehensive plan and Idaho State Code. I will stand for any questions. C/Young: Going 
back to the attorney’s memo, he also mentioned that we should verify if there were any conditions from when the 
Greyhawk Subdivision was platted or approved that said to include the Covenants, Conditions, and Restrictions. This 
isn’t very typical, but Mr. Gigray suggested verifying that. Sam Weiger: Chairman Young, that was reviewed and 
verified by staff. There was nothing that would be an issue here. Will Johns: Will Johns, 1143 East Yankee Basin Drive, 
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Kuna, Idaho. From the beginning, this process was to be in compliance with Idaho State Board of Cosmetology. That 
states that you cannot do any in-home services without being a licensed establishment. For the purpose of this, my 
wife who does friends’ hair or families’ hair, just close people close to us, was not technically in compliance with the 
Idaho State Board of Cosmetology. The whole purpose of this was to create a licensed establishment so we can be 
within the bounds of that so that my wife’s license doesn’t become revoked. This is not some big operation, this is 
not open to public, there is no advertising, there are no signs, no public walk-ins, none of that, strictly people who 
are family and friends. We have done all that the City has asked, we’ve sent a letter to everyone within 400 feet of 
us. We had no opposition in the neighborhood meeting, and nobody opposed that, including both of our neighbors 
to the left and to right who have lived next to us for a year. We ask that you approve our request this evening. I’ll 
stand for questions. C/Damron: What do you expect future the clientele to be from what you have right now? Will 
Johns: We don’t expect it to grow. My wife over the last few years, she’s been doing this for about four to five years, 
and she’s maybe seen four to five people, maybe at a maximum seven per week total. We’ve never had more that 
one person at our house at a time. At a maximum basis, we’ll get 10 per week. We’re not looking to grow this. My 
wife has three boys at home so she’s a full-time mom. This isn’t something where we’re performing 40-80 hours a 
week or an extreme amount of time. C/Hennis: In the packet, it seems like you’re adding a door. The photos appear 
that the door is already existing. Has the door already been put in? Will Johns: In this case, in the beginning, not 
knowing the process of this, I pulled a building permit for this door before I knew about the special use permit. We’ve 
now gone back and got that. C/Hennis: It does have a light for access lighting, correct? Will Johns: Yes. C/Damron: 
With this permit, and looking at the City Engineer’s report, will we have to do a study to see how much water there 
is? Sam Weiger: Commissioner, since that came in this afternoon, I can go back and do further review on that. There 
was no indication from him that a study was needed, but I go back and look at that if needed. C/Hennis: It does state 
in here that based on the applicant’s testimony that it may be negligible. C/Damron: They’d be the one to look at it. 
C/Young: I’ll open the public testimony at 6:18. Rebecca Hurley: Rebecca Hurley, 2657 N. Greenville, Kuna, ID 83634. 
I am appearing today in support of Mr. and Mrs. Johns’ permit application for a home-based hair salon. As a neighbor 
of the Johns’, I have been impressed by their fortitude and demeanor during this permit process. I believe Mr. and 
Mrs. Johns have adequately demonstrated to their neighbors that their business plan permits them to do a hair 
salon. It would not bring any more traffic or cause a threat to this community. We emphatically support approval of 
this home-based business and respectfully request that you approve the application. Keven Thompson: Keven 
Thompson, 1167 East Yankee Basin, Kuna, ID 83634. I live east of the Johns and I’m in favor of it. I don’t see any 
increased traffic for this, and it’s truly just an in-home hobby more or less. It’s not really a business. It’s just for family 
and close friends. I don’t see any issue with that. C/Young: I’ll close the public testimony at 6:22, which leads to 
Commission discussion. C/Damron: It is in compliance, and the neighbors like it and don’t mind it. C/Young: I know 
that in the past, we’ve approved these without any issues that I know of. They all seem to maintain low traffic volume 
and do what their intent is. C/Hennis: I am looking over the Greyhawk response, and I don’t necessarily see how 
they can cover not having anybody, that is not an owner, be on the property. C/Young: Again, the CC&R’s are not in 
our per view. C/Hennis: Everything else is in compliance, I don’t see why it would be an issue. C/Damron: Sam 
cleared it up, so our City decision wouldn’t be in conflict with the CC&Rs. 
 
Commissioner Hennis motions to recommend approval of Case No. 19-03-SUP with the conditions as outlined in the 
staff report; Commissioner Damron seconds, all aye and motion carried 3-0. 
 

 
4. COMMISSION REPORTS 

Wendy Howell: We have a new planner, Doug Hanson. I’ll let him introduce himself . Doug Hanson: I’m Doug 
Hanson, I’m from southern California, went to Montana State and lived in Bozeman for five years. Then I moved to 
Boise, got my MPA and just started here on July 8.  
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5. ADJOURNMENT 
Commissioner Hennis motions to adjourn; Commissioner Damron Seconds, all aye and motion carried 3-0.  

 
 
 

 
 
 
________________________________ 

Lee Young, Chairman 
Kuna Planning and Zoning Commission 

 
ATTEST: 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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City of Kuna 
 
         Planning and Zoning Commission 
   Findings of Fact and Conclusions of Law 

 
 
To: Planning and Zoning Commission  

(acting as Design Review Committee) 
 
Case Numbers: 19-21-DR (Design Review)  
 Panda Express  
 
Location: 1311 North Jacksonmill Avenue 

Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 

 
Meeting Date:  July 23, 2019 
Findings:  August 13, 2019    
 
Owner:  SDN, LLC  
  P.O. Box 1939 
  Eagle, ID 83616 
 
Applicant: Panda Express, Inc. 
  1683 Walnut Grove Avenue 

Rosemead, CA 91770 
916.205.7566 

   Michael.cadell@pandaRG.com  
 

Representative:  CRM Architects & Planners 
  5800 Stanford Ranch Road, Ste 720 
  Rocklin, CA 95765 
  559.903.0336  
   lupeS@CRMArchitects.com 
 
Table of Contents: 

A. Course Proceedings  
B. Applicant’s Request     
C. General Project Facts 

D. Staff Analysis  
E. Applicable Standards 
F. Decision by the Commission

 
A. Course of Proceedings: 

1. According to Kuna City Code (KCC) Title 5, Chapter 4 (Design Review), all new commercial buildings with landscaping, 
a parking lot and lighting are required to submit an application for review by the Planning and Zoning Commission. As 
a public meeting item, this action requires no formal public noticing actions.  
 

a. Notifications    
i. Completeness Letter    June 28, 2019 
ii. Agency Notifications    June 28, 2019 
iii. Agenda      July 23, 2019 

 
 

    
   P.O. Box 13 

  Kuna, ID 83634 
Phone: (208) 922-5274 

Fax: (208) 922-5989 
www.Kunacity.Id.gov 
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B. Applicant’s Request: 
On behalf of Panda Express, Inc., CRM Architects & Planners requests approval of a design review for a new 2,381 
(approximate) square-foot Panda Express restaurant, including landscaping, lighting and a parking lot, within Ashton 
Estates subdivision No. 1, Lot 5 Block 1, at 1311 North Jacksonmill Avenue, Kuna, Idaho 83634.  

 
C. General Projects Facts: 

1. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use Map identifies this project location 
as Commercial.  
 

2. Surrounding Land Uses: 
 

North C-1 Commercial – Kuna City 
South R-6 Medium Density Residential – Kuna City 
East R-6 Medium Density Residential – Kuna City 
West C-1 Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 1.162 (approximate) acres 
• C-1 (Commercial) 
• Parcel No. R0539760100 

 
4. Services: 

Sanitary Sewer – City of Kuna 
Potable Water – City of Kuna 
Pressurized Irrigation – City of Kuna (KMIS) 
Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna City Police (Ada County Sheriff’s office) 
Sanitation Services – J&M Sanitation 

 
5. Existing Structures, Vegetation and Natural Features:  

The site consists of a vacant lot with low vegetation.  
 

6.  Transportation / Connectivity: 
The applicant proposes one driveway access from Parcel No. R0539760080 (the parcel north of the subject site). 
 

7. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of any 
additional environmental issues, health or safety conflicts. 

 
D. Staff Analysis: 

The driveway access to the north of the subject site is not on the Panda Express’ lot. A recorded cross-access agreement 
is required, which provides uninterrupted vehicle access to the lot. Additionally, staff would like to note that the trash 
enclosure is on the subject property, so no formal agreement will be required for the trash enclosure.  
 
The applicant has been in communication with J&M Sanitation regarding the trash enclosure. The applicant will be 
required to build the solid waste enclosure to comply with Kuna City Code 5-5-6. 
 
The submitted elevations indicate that the building will have four wall signs (one wall sign on each building elevation). The 
wall signs will require a Sign Permit. Additionally, the letter of intent indicates that the building will include a drive-thru 
service lane. If the applicant desires to install a drive-thru/drive-up service menu board sign, a separate design review 
application will be required for the menu board. The wall signs are in conformance with Kuna City Code 5-10-4. 



 

 
The applicant is subject to design review inspections and fees, for compliance verification of the building façade, parking 
lot and landscaping, prior to the Certificate of Occupancy being issued. 
 
With the recommended and required changes, staff has determined that the application generally complies with Title 5 
and 6 of KCC; Idaho Code; the Kuna Architecture guidelines and the Comprehensive Plan; Staff forwards a 
recommendation of approval for Case No. 19-21-DR to the Planning and Zoning Commission, subject to the recommended 
conditions of approval listed in section “F” of this report. 
 

E. Applicable Standards: 
1. Kuna City Code, Title 5 
2. Kuna City Code, Title 6 
3. City of Kuna Comprehensive Plan 
4. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
F. Decision and Order by the Planning and Zoning Commission: 

Based on the facts outlined in staff’s report, the case file and discussion at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No. 19-21-DR, a design review request to construct a new 2,381 square-
foot Panda Express restaurant, including landscaping, lighting and a parking lot, with the following conditions of approval: 

 
1. The applicant and/or owner shall obtain written approval on letterhead or may be written/stamped on the approved 
plans of the construction plans from the agencies noted below. All submittals are required to include the lighting, 
landscaping, drainage, and development plans. All site improvements are prohibited prior to approval of the following 
agencies: 

a. The City Engineer shall approve the sewer hook-ups. 
b. The City Engineer shall approve all civil plans. No construction, grading, filling, clearing or excavation of 

any kind shall be initiated until the applicant has received approval of the drainage plan. 
c. The applicant shall provide the subsurface seepage bed design with supporting calculations to the City 

Engineer’s office prior to commencement of construction. Storm Water shall be managed on site. 
d. The Kuna Fire District shall approve fire flow requirements. Installation of fire protection facilities as 

required by Kuna Fire District are required. 
e. The Kuna Public Works Department and Boise Project Board of Control shall approve any modifications 

to the existing irrigation system. 
f. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be paid 

prior to issuance of any building permit(s). 
g. All public rights-of-way shall be dedicated and constructed to standards of the City and Ada County 

Highway District. No public street construction may commence without the approval and permit from 
Ada County Highway District. 

2. Installation of service facilities shall comply with the requirements of the public utility or irrigation district providing 
the services. All utilities shall be installed underground, see KCC 6-4-2-W. 

3. Compliance with Idaho Code, Section §31-3805 pertaining to irrigation waters is required. Irrigation/drainage waters 
shall not be impeded by any construction on site. Compliance with the requirements of the Boise Project Board of 
Control is required. 

4. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and established 
Dark Skies practices. 

5. All required landscaping shall be permanently maintained in a healthy growing condition. The property owner shall 
remove and replace any unhealthy or dead plant material immediately or as the planting season permits, as required 
to meet the standards of these requirements. Maintenance and planting within public rights-of-way shall be with a 
license agreement from the public and/or private entities owning the property. 

6. All signs shall be permitted with the City of Kuna. All work shall be inspected by the appropriate staff. 
7. The applicant shall provide a recorded cross-access agreement (which provides uninterrupted vehicle access to the 

lot) to the City. 



 

8. The proposed driveway shall be installed according to the City, ITD and ACHD’s access management standards to 
comply with Kuna City Code Title 6, Chapter 4, Improvement Standards. 

9. The developer/owner/applicant and any future assigns having an interest in the subject property, shall fully comply 
with all conditions of development as approved by the Planning and Zoning Commission, or seek amending them 
through the design review process. 

10. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements. 
11. Developer/owner/applicant shall comply with all local, state and federal laws. 

 
 
 
DATED: This 13th day of August, 2019. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 

Based upon the record contained in Case Nos. 19-21-DR including the Comprehensive Plan, Kuna City Code, and Staff’s 
Report, including the exhibits, Kuna Planning and Zoning Commission hereby approves Case No. 19-21-DR, a request from 
Panda Express, Inc. to construct a new 2,381 square-foot Panda Express restaurant, with landscaping, lighting and a 
parking lot, within Ashton Estates Subdivision No. 1, Lot 5 Block 1. 
 
If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Facts and 
Conclusions of Law as detailed below, those changes must be specified. 

 
1. Based on the evidence contained in Case No. 19-21-DR, this proposal does generally comply with the City Code. 

 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical compliance 
the application appears to be in general compliance with the design requirements, objectives and considerations listed 
in Kuna City Code Title 5 and 6. 

 
2. Based on the evidence contained in Case No. 19-21-DR, this proposal does comply with the Comprehensive Plan Map. 
 

Staff Finding: The proposed zoning designation is C-1 (Neighborhood Commercial). The Comp Plan Map designates 
this property as Commercial. Staff finds that the proposal does comply with the Comp Plan Map. 

 
3. The proposed project does generally conform to the design review requirements for commercial districts. 

 
Staff Finding: Over seventy percent of the building façade is facing the plaza. Additionally, the building entry 
features an overhang, display windows an outdoor patio and a bike rack. The proposed project does conform to 
Kuna City Code 5-4-6. 

 
4. The proposed project does provide appropriate, safe vehicle parking and safe access. 

 
Staff Finding: Per the submitted site plan, there are a total of 66 proposed parking spaces with two proposed ADA 
accessible spaces. All spaces are nine feet in width and at least twenty feet in depth. Additionally, all proposed 
driveways are at least 22 feet wide. The parking spaces and driveways comply with KCC 5-9-3. 
 

5. The proposed project does generally conform to the Kuna Architecture guidelines.  
 
Staff Finding: Per the submitted elevations, the maximum building height is approximately 23 feet. The building 
height, proposed building materials and roof conform to the Kuna Architecture guidelines. 

 
6. The site landscaping does minimize the impact on adjacent properties through the use of screening. 

 
Staff Finding: Per the submitted landscape plan, the applicant will not alter the previously approved landscape 
buffer between the building development and North Meridian Road. The applicant proposes a 10-foot landscape 
buffer along the easternmost property boundary and will not plant trees within the Ada County Highway District 
(ACHD) 10-foot easement along North Jacksonmill Avenue. Additionally, the applicant proposes a 10-foot landscape 
buffer along the northernmost property boundary. 
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DATED: This 13th day of August, 2019. 
 

 
 

Lee Young, Chairman 
Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
Kuna Planning and Zoning Department 
 



     
 

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
     
 
 

To:   Planning and Zoning Commission 
 
Case Numbers: 19-15-DR (Design Review) -  

Downtown Tabby  
 
Site Location: 239 W. 4th St., Kuna, ID 83634 
 
Planner:   Sam Weiger, Planner I 
 
Meeting Date:  July 23, 2019 
Findings:  August 13, 2019 
  
Owner: Sharon Halpern 
   239 W. 4th St. 
   Meridian, ID 83642 
   619.890.3303 
     
Applicant:  Stephen Miller  

1706 S. Kansas Place 
Nampa, ID 83686 
208.602.2363 
steveM1952@yahoo.com 

 
 
Table of Contents: 

A. Process and Noticing    
B. Applicants Request 
C. General Project Facts 

D. Staff Analysis 
E. Applicable Standards 
F. Decision by the Commission 

 
A. Process and Noticing: 

Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that design reviews are designated as public meetings, 
with the Planning and Zoning Commission (acting as the Design Review Board) as the decision-making body. As a 
public meeting item, this action requires no formal public noticing actions. 

 
B. Applicant’s Request: 

The applicant, Stephen Miller, requests design review approval for proposed additions and modifications to the 
Downtown Tabby commercial building. The subject site is located at 239 W. 4th St., Kuna, ID 83634 (APN# 
R5070000375).  
 

C. General Projects Facts:  
1. Comprehensive Plan Map:  

The Future Land Use Map (Comp Plan Map) is intended to serve as a guide for the decision-making body for 
the City. The Comp Plan map indicates land use designations generally speaking, it is not the actual zone. The 
Future Land Use Map identifies the subject site as Commercial. 
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2. Surrounding Land Uses:     
North R-6 Medium Density Residential – Kuna City 
South CBD Central Business District – Kuna City 
East CBD Central Business District – Kuna City 
West CBD Central Business District – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Sharon Halpern 0.24 acres CBD (Central Business District)  R5070000375 

 
4. Services: 

 Sanitary Sewer– City of Kuna 
 Potable Water – City of Kuna 
 Irrigation – City of Kuna (KMIS) 
 Fire Protection – Kuna Rural Fire District 
 Police Protection – Kuna Police (Ada County Sheriff’s office) 
 Sanitation Services – J & M Sanitation 
 

5. Existing Structures, Vegetation and Natural Features:  
The proposed project site currently features a building used for cat grooming and boarding with a gravel 
parking lot. The site also features a shed, wood fencing and low vegetation.  

 
6.  Transportation / Connectivity:  

Current access to site exists via West Fourth Street.  
 

7. Environmental Issues:  
Staff is not aware of any environmental issues, health or safety conflicts beyond the designation of being in 
the nitrate priority area.  

 
D. Staff Analysis: 

The applicant proposes to add a porch cover, replace existing fencing and modify the building color swatches 
for the Downtown Tabby commercial building at 239 W. 4th St. This site was previously used as a dog grooming 
facility named Doggieworks. 

 
Staff has determined the design review application complies with Kuna City Code, Title 5; Idaho Statute § 67-
6511; and the Kuna Comprehensive Plan; Staff recommends if the proposed project is approved, the applicant 
be subject to the conditions of approval listed in section “F” of this report and any additional conditions 
requested by the Planning and Zoning Commission.  

 
E. Applicable Standards: 

1. City of Kuna Zoning Ordinance Title 5. 
2. City of Kuna Comprehensive Plan. 
3. Idaho Code, Title 67, Chapter 65- the Local Land Use Planning Act. 

 
F. Decision by the Commission: 

Based on the facts outlined in staff’s report as presented, the Planning and Zoning Commission of Kuna, Idaho, 
hereby approves Case No. 19-15-DR (Design Review), a request from Stephen Miller for design review approval 
for proposed additions and modifications to the Downtown Tabby commercial building subject to the following 
conditions: 

1. The proposed patio cover shall obtain a building permit from the City of Kuna. All work shall be inspected by 
Kuna City inspectors. 



     
 

2. Fencing within and around the site shall obtain a building permit from the City of Kuna and comply with KCC 
5-5-5. 

3. The land owner/applicant/developer, and any future assigns having an interest in the subject property, shall 
fully comply with all conditions of development as approved by the Planning and Zoning Commission, or seek 
amending them through public hearing processes. 

4. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements. 
5. Developer/owner/applicant shall comply with all local, state and federal laws. 

 
 
 
DATED this 13th day of August, 2019. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



     
 

 
 
 
 
 
 
 

Based upon the record contained in Case No. 19-15-DR including the Comprehensive Plan, Kuna City Code, and 
Staff’s Memorandums, including the exhibits, Kuna Planning and Zoning Commission hereby approves Case No. 
19-15-DR, a request from Stephen Miller for proposed additions and modifications to the Downtown Tabby 
commercial building. 
 
If the Planning and Zoning Commission wishes to change specific parts of the Findings of Facts and Conclusions of 
Law as detailed below, those changes must be specified. 

 
1. Based on the evidence contained in Case No. 19-15-DR, this proposal does generally comply with City Code. 

 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the design requirements, objectives and 
considerations listed in Kuna City Code Title 5. 

 
2. Based on the evidence contained in Case No. 19-15-DR, this proposal does comply with the Comprehensive 

Plan Map. 
 

Staff Finding: The zoning district is CBD (Central Business District). The Comp Plan Map designates this 
property as Commercial.  

 
3. The proposed project does generally conform to the design review requirements for commercial districts. 

 
Staff Finding: The proposed patio cover complies with Kuna City Code Title 5, Chapter 4, Design Review 
Overlay District.  

 
4. The proposed project does provide appropriate, safe vehicle parking and safe access. 

 
Staff Finding: There are two existing parking spaces and sidewalk at the building entry. The City Engineer 
approved the existing parking spaces.  
 

5. The proposed project does generally conform to the Kuna Architecture guidelines.  
 
Staff Finding: Per the submitted color swatches, all proposed colors are earthen tones. The proposed fence 
height of six feet complies with KCC 5-5-5. 

 
 
 DATED this 13th day of August, 2019. 

 
Lee Young, Chairman 

Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
Kuna Planning and Zoning Department 

City of Kuna 
Kuna Planning and Zoning Commission 
Findings of Fact and Conclusions of Law 
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To: Planning and Zoning Commission 
 
File Numbers: 19-03-SUP (Special Use Permit);  

Johns In-Home Salon 
  
Location: 1143 East Yankee Basin Drive  

Kuna, ID 83634 
 
Planner:  Sam Weiger, Planner I 
 
Hearing date:  July 23, 2019 
Findings:  August 13, 2019 
 
Owner/Applicants: Will and Ali Johns 
 1143 East Yankee Basin Drive 

Kuna, ID 83634 
 208-515-6018 
 wjohnssccm@gmail.com 
  
Table of Contents: 

A. Course Proceedings 
B. Applicants’ Request 
C. General Project Facts 
D. Staff Analysis 
E. Applicable Standards 
F. Comprehensive Plan Analysis 
G. Decision by the Commission

 
1) Course of Proceedings: 

1. As described in 5-3-2 and 5-1-6-2, Kuna City Code (KCC) requires obtaining a Special Use Permit (SUP) to 
operate an in-home beauty salon. 
 

a. Notifications 
i. Neighborhood Meeting  June 4, 2019 (nine attendees) 
ii. Agencies    June 18, 2019 
iii. 400’ Notice to Property Owners  July 3, 2019 
iv. Kuna Melba Newspaper  July 3, 2019 
v. Site Posted   July 15, 2019 
vi. Agenda    July 23, 2019 

 
2) Applicants’ Request: 

The applicants, Will and Ali Johns, seek approval for a Special Use Permit in order to operate an in-home salon at 
1143 East Yankee Basin Road, Kuna, ID 83634 (APN: R3280931190). 
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3) General Project Facts: 

a) Surrounding Land Uses:  
     

North R-6 Medium Density Residential – Kuna City 
South R-6 Medium Density Residential – Kuna City 
East R-6 Medium Density Residential – Kuna City 
West R-6 Medium Density Residential – Kuna City 

 
b) Parcel Sizes, Current Zoning, Parcel Numbers: 

• Parcel Size: Approximately .121 acres  
• Zoning:  R-6 (Medium Density Residential) 
• Parcel Number: R3280931190  

 
c) Services: 

Sanitary Sewer– City of Kuna 
Potable Water – City of Kuna 
Irrigation District – Kuna Municipal District (KMIS) 
Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna Police (Ada County Sheriff) 
Sanitation Services – J&M Sanitation 

 
d) Existing Structures, Vegetation and Natural Features:  

There is currently a single-family home on the subject site. The existing vegetation on site is associated with 
that of a single-family home. 

 
e)  Transportation / Connectivity:  

 Current access to the site exists from East Yankee Basin Road via an existing driveway.  
 

f) Environmental Issues:  
Apart from being in the nitrate priority area, staff is not aware of any additional environmental issues, health 
or safety conflicts at this time.  
 

g) Comprehensive Future Land Use Map: The Future Land Use Map identifies this site as Medium Density 
Residential.  

 
h) Agency Responses:  

The following agencies returned comments which are included as exhibits with this case file: 
• Central District Health Department - Exhibit B2 

 
4) Staff Analysis: 

The applicants are proposing to open an in-home beauty salon business within the existing garage of their home 
(Lot 14 Block 8 of Greyhawk No. 1 Subdivision).  According to Exhibit A2b, the applicants plan to section off half 
of the garage by installing a 21-foot wall across the middle of the garage. The cosmetologist, Ali Johns, will only 
provide services to one client at any one time. The business will provide haircuts, hair coloring, and hair products. 
The applicants have indicated that the business will operate between 9:00 am and 8:00 pm on weekdays, and 
clients will be utilizing driveway parking spaces for parking.  

 
Staff has determined that this application complies with Title 5 of KCC; Idaho Code; the Comprehensive Plan and 
the Future Land Use Map; and forwards a recommendation of approval for Case No. 19-03-SUP, subject to the 
recommended conditions of approval. 



  

5) Applicable Standards: 
a) Kuna City Code, Title 5, Zoning Regulations.  
b) City of Kuna Comprehensive Plan. 
c) Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act. 

 
6) Comprehensive Plan Analysis:    

The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components as described 
below: 
 

The proposed special use permit application for the site is consistent with the following comprehensive plan 
components: 

 
2.0 – Property Rights 
Goal 1: Ensure that the City of Kuna land use policies, restrictions, conditions and fees do not violate 
private property rights. Establish an orderly, consistent review process for the City of Kuna to evaluate 
whether proposed actions may result in private property “takings”. 
 
Policy: As part of a land use action review, the staff shall evaluate with guidance from the City’s attorney; 
  The Idaho Attorney General’s six criteria established to determine the potential for property  
  taking. 

 
5.0 – Economic Development 
Goal 1:   Promote and support a diverse and sustainable economy that will allow more Kuna residents to 

work in their community. 
 

Policy: Promote the expansion of home-based businesses in appropriately zoned areas. 
 
6.0 – Land Use  
Goal 2: Encourage a balance of land uses to ensure that Kuna remains a desirable, stable and self-

sufficient community 
 
Objective 2.2: 
 Plan for areas designed to accommodate a diverse range of businesses and commercial activity – 

within both the community-scale and neighborhood-scale centers – to strengthen the local 
economy and to provide more opportunities for social interaction. 

 
Policy: Retail and residential land uses should be appropriately mixed and balanced with professional 

offices and service facilities to provide residents with a broader mix of services within walking 
distance from their homes. 

 
7) Decision and Order by the Commission: 

Based on the facts outlined in staff’s report as presented and public testimony, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case No. 19-03-SUP, a request for a Special Use Permit by Will and 
Ali Johns with the following conditions of approval:  

 
1. The applicant shall obtain a building permit for required building modifications, remodeling, or additions to 

the existing structure, prior to construction (mechanical, plumbing or electrical modifications to the garage 
are considered modifications under this condition; and is required). 

2. The Kuna Fire District shall approve all fire requirements. 
3. The Kuna Building Official shall approve all building plans. 
4. The applicant shall maintain a Kuna City Business License through Kuna City Clerk’s office once the Special 

Use Permit is acquired. 



  

5. Signs, banners, flags or other means to advertise, attract attention, or identify the site as a business are not 
allowed, in accordance with Kuna City Code 5-5-4 (K). 

6. Parking on site shall comply with Kuna City Code 5-5-4-K-3-g (Except as specifically approved otherwise). 
7. The Special Use Permit is not transferrable between parcels. 
8. This Special Use Permit is valid if the conditions of approval are adhered to continuously. In the event the 

conditions are not continuously followed; the Special Use Permit approval may be revoked. 
9. The applicants shall follow all staff and agency recommendations. 
10. The applicants shall comply with all local, state and federal laws. 

 
 
 
DATED this 13th day of August, 2019. 
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Based upon the record contained in Case No. 19-03-SUP including the Comprehensive Plan, Kuna City Code, Staff’s 
Memorandums, the exhibits, and the testimony during the public hearing, the Kuna Planning and Zoning 
Commission hereby approves Case No. 19-03-SUP, a request from Will and Ali Johns to operate an in-home salon. 
The site is located at 1143 East Yankee Basin Road, Kuna, ID 83634. 
 
If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Facts 
and Conclusions of Law as detailed below, those changes must be specified. 

 
1. Based on the evidence contained in Case Nos. 19-03-SUP, this proposal does generally comply with the City 

Code. 
 
Staff Finding: The applicants have submitted a complete application, and following staff review for technical 
compliance the application appears to be in general compliance with the special use standards, supplementary 
conditions and safeguards in Kuna City Code Title 5. 

 
2. Based on the evidence contained in Case Nos. 19-03-SUP, this proposal does generally comply with the 

Comprehensive Plan. 
 

Staff Finding: The current zoning district is R-6 (Medium Density Residential). The Comp Plan Map designates 
this property as Medium Density Residential. 

 
3. The in-home salon does constitute a special use as established on the official schedule of district regulations 

for the zoning district involved. 
 

Staff Finding: According to the official schedule of district regulations, an in-home salon does constitute a 
special use for an R-6 zoning district.  
 

4. The applicant does plan to keep the residence harmonious within the subdivision. 
 

Staff Finding: The in-home salon will take one client at a time, the residence driveway features two parking 
spots, and the hours of operation will not interfere with quiet hours.   

 
5. The public notice requirements were met and the public hearing was conducted within the guidelines of 

applicable Idaho Code and City Ordinances. 
 

Staff Finding: As noted in the process and noticing sections, notice requirements were met to hold a public 
hearing on July 23, 2019.  

 
 
 
DATED this 13th day of August, 2019. 
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Lee Young, Chairman 

Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
Kuna Planning and Zoning Department 
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